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N M THE 
LAKESHORE COMMUTER RAIL SERVICE ON 
REAL ESTATE VALUES AND LAND USE 


I. | INTRODUCTION 


With the commencement of the Lakeshore Commuter Rail Service 
scheduled for early 1967, it has been proposed that a study 
be designed by MTARTS to help assess the impact of this 
transportation facility on real estate values and land use 
along the rail corridor (the rail service will extend from 
Hamilton in the west, te Pickering in the east). In 
tackling this assignment, it was decided, as a first step, 
to conduct a survey of the raw data already in existance 
and readily accessible to MTARTS which might be useful to 
the study. If this survey indicated useful data were 
available, a program would then be designed for collecting 
the data. 


Accordingly, this report details the available data found 
to be relevant to the study and recommends a programme for 
its collection. In addition, since the gathering of raw 
data assumes the existance of some kind of analytical 
framework in which the data is to be used, the report also 
recommends an analytical approach for the study. 


The analytical approach recommended herein, is based on a 
highway impact study with very similar objectives conducted 
by the Texas Transportation Institute (Restudy of Changes 

in Land Value, Land Use and Business Activity Along a 

Section of Highway 35 in Temple, Texas 1964), Of the various 
research studies dealing with the impact of a transportation 
facility, this particular study seemed to be as relevant as 
any, and while it is recognized that the transportation 
facility being studied here is a rail service rather than a 
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highway, it is felt that the essential difference is really 
only one of impact distribution rather than kind of impact. 


ch. OBJECTIVES 
The objectives of this study are as follows: 


Pe (a) To measure any changes in land values 
that have occurred during a specific 
period of time within given areas near 
the Lakeshore Commuter Hail Service. 


(b) To determine the extent to which these 
changes might be attributed to, or 
associated with, the construction and 
operation of the Service, 


Ze To determine the changes in the pattern 
and intensity of land use that may have 
occurred within these same areas, and to 
attempt to explain these changes in terms 
of influence by the Commuter Rail Service. 


3. To determine the effect of the Commuter 
Rail Service on the character of households 
in the areas served by it. . 


III. METHODOLOGY 


i. It was agreed at a meeting attended by P.E. Wade, 
W.B. Ganong, and R.A. Robinson of MTARTS, and 
Jel. Stewart of the Division of Town and Regional 
Planning, School of Architecture, University _ 
of Toronto, that a useful first step would be to 
investigate the types of data available in 
municipal records which might be of value to 
this project. Accordingly, Mr. Robinson began 
a pilot data collection program in the Oakville 
Municipal Office in an effort to determine: 
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a) The types of data which might be 
gathered. 

b) The sources which might be utilized. 

c) The time and costs likely to be entailed. 


After a preliminary survey of municipal records 
in Oakville, a second meeting of the above group 
was held during which Mr. Robinson reported on 
the data available (Exhibit 1). It was then 
decided that Mr. Robinson should return to 
Oakville and actually go through the process 

of gathering data in an effort to uncover any 
problems associated with the task. Specifically, 
hr. Robinson was requested to go through the 
steps involved in estimating the market value of 
real estate in each of a number of data collection 
zenes which had been established for a research 
project called the Home Interview Survey. 


This data gathering trial resulted in a step by 
step procedure for assembling the necessary 
real estate data. At the same time a procedure 
was developed for collecting data relating to 
land use, household and other characteristics. 


Mr. Robinson then visited all the other munici- 
palities along the Commuter Rail corridor (with 
the exception of Burlington and Hamilton) to see 
if there were any major deviations from Cakville 
in the records and data which might be available 
for use in the project. 


This report was then written detailing what 
data was available and recommending how it might 
be profitably used. 
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IV. FORM AND CONTENT OF AVAILABLE DATA 


1. 


Available Municipal Records 

In deciding which municipal documents to use as 

data sources the following criteria were used: 

a) Relevance of the data to the objectives 
OL Une project. 

b) Accuracy of the data. 

c) Historical period for which data was 
available (data had to be available back 
to at least 1959). 

d) Accessibility of the data. 


Applying these criteria, the following documents 
were selected as basic data sources for each 
municipality. 

a) Assessment Roll. 

b) Real Estate Sales Records 

c) Population Statistics. 

d) Land use Maps. 

e) Building Permits. 


The appendix to this report details the specific 
information available from each municipality. 


Assessment Roll 

This is a document which each municipality is 
required to maintain under the Assessment Act 
and which is completely open to the public. 

The assessment roll is kept in the office of the 
municipal clerk or the municipal assessment 
department and contains the assessed value of 
land and buildings for each property in the 
municipality. In addition the assessment roll 


» 


By 200 fel t 


ae ale ; ih fad ae Bc. ae fe 
oe of eee. etedet fam | G 
sapivetdede “Sipe: ) 
un, te aN UA, egal orn . 
ve a, hM Wi a uv al sed lurret * ie tpg 


n 
) 
i 
ae " 
a ae | 
Dvr , 
' 
ye 


nn RE or a aisinton od hen es : —_ a Mi 
 Jebidug edd o¢ mégo hae at dp titw =. = 
ict a ae ond ad, Soe at Ses inouadeaee-ootf a | 


arid dnecieaoece uit + socaen al eee ’ 


he 


in the majority of municipalities identifies 
each property according to a land use category 
(the exception is Toronto Township) and provides 
certain pieces of information regarding 
household characteristics. In each municipality 
the assessment roll is divided into books 

each book representing one ward. 


Real Estate Sales Records 


Each municipality maintains records of real 
estate sales which it receives from the county 
registry office for use, among other things, in 
checking the validity of property assessments. 
The information contained in these documents is 
not open to the general public but may be 
released at the Cciscretion of the municipal 
assessment commissioner (or equivalent). 
Municipal real estate records contain the selling 
price of each piece of property sold in the 
municipality and are maintained on a continuing 
basis. The information is normally received from 
the county registry office in one of two forms; 
either as a photostat copy of each deed of sale 
on which is recorded the selling price of the 
property, or as a summary sheet listing all 
property sales for a certain period of time 
(€.2. a month). 


Population Statistics 
Every year a population census is taken in a 


municipality by the assessment department giving 
the number of residents and age breakdown for each 
dwelling unit. Usually this data is aggregated 
into wards and placed on file by the municipality, 
after which individual dwelling unit data are 
discarded. However, if needed for analysis, 
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provision could probably be made for retaining 
the individual dwelling unit data. Population 
data is also available from the assessment roll 
in the form of the number of residents per 
dwelling unit. However, no age breakdown is 
given. 


Land Use Maps 
Two sets of land use maps are available which 


are probably all that would be needed for the 
purpose. of this study... The first. of. these are 

the land use maps for the Metropolitan Toronto 
Planning Board. These maps which include, in 
addition to Metropolitan Toronto, all land in 

the townships of Toronto, Pickering, Toronto Gore, 
Vaughan and lLarkham (the last three townships are, 
beyond the geographic scope of this study). The 
second set of maps covers the. Town of Oakville 

and are prepared by the Oakville Planning Depart- 
ment, The combined Metro Toronto Planning Area 
and Oakville maps take in the entire area likely 
to be influenced by the Commuter Rail Service. 
with the exception of the Burlington and Hamilton 
areas. However, it is expected that the impact 
of the Commuter Rail Service on these two areas will 
be limited. 


Building Permits 

Each building permit application is kept on file 
in the office at the municipal building inspector, 
this document gives the name and address of the 
applicant, the loeation of the property in terms 
of both lot and plan number and civie address, 

and the expected building cost involved. Normally, 
the cost information is deliberately understated 
in an effort to obtain a low assessment, 
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ANALYTICAL APPROACH 


Impact on Real Estate Values 


The ideal analytical approach for this part of the 
study would be to compare changes in real estate 
values in the areas influenced by the Commuter 

Rail Service against another group of areas, 
identical in every respect, but beyond the 

influence of the Commuter Rail Service (i.e. 

a group of control areas). If, in fact, the 

two groups of areas were identical, except for 

the presence in the one case of the Commuter Rail 
Service, then any differences in real estate 

values could logically be attributed to tne facility. 
Obviously, such ideal conditions are never 

found in real life, and when an attempt is made 

to employ this analytical approach to measure the 
impact of the Commuter Rail Service, it is virtually 
impossible to find areas sufficiently similar to the 
areas with the influence of the Commuter Rail 
Service, which can be used as controls. Just as 

an example, for purpose of analysis it is not 

really wise to compare a town like Oakville, which 
will have the Commuter Rail Service against a 
control area such as Brampton, which will not have 
the service, since the tremendous building 
development which has occurred around Brampton in 
recent years may well introduce serious biases 

into such a comparison. Nor, obviously, could 
Oakville, which is urbanized, ever be compared to 

a rural control area. This difficulty is compounded 
by the fact that certain stops along the rail 
corridor will be exposed to factors, other than the 
Commuter Rail Service, that are likely to have a 
Significant effect on real estate values. For 
example, a wave of apartment construction is 
scheduled to begin in Port Credit in 1967. This 


ae 


oT 


t ong: snoyed dd 
“yee b porvaee a eben ord “the conouitak 
ee! Fi “ont et “oh. «(eeete Lorne! “to quors & i 
| ee Yasox9 pane atow asete 46 AGVOLy ows 
Lies srod ten erty. te PARO BLO, ant pe aunosetg odd | 
, feu atates fgot ry soonous'Thth wie gens s01wTee 
sbLtoet ‘grit oo Beduditdts of yiteotger bivac sant! 
reves: a9 “gsokd Ebpoe Ipabh dots viswodws® | Bias 
abit ef tomeste oe ‘gern bine emt Tiere ot aot , aor 
oni oTteRen ot fonorage’ igottylane eins a i" - Ve Sa 
tee ‘Ay pt ds ,egtvse@ [tak sadumme® etd: to omen ee 
le on cottata. yidsstol tive: eagtte batt ‘ot wm © ae ae 
| Fiat, sec mito” ed to eoneu tnd ped the see'te i" Rea 
oa tert 4alortitos te baat od mie dossier solve i 
vi Sen, ah at elariann: * Oo peoqitve not” a Ly itexee Me val i. HRD 
pie (BET tv2g0 ext I ‘Hyoe 8 Sttnqiioo “08 bali vile i | 
ete ay: detipas 90 tvte? ites tetwamoD sdy ‘5 vee Sale ma), iby 
eae ‘Son Dfkw do kel ~doV Gusta ee Hove gota fottwoo: ee 
ake aaibles dan maneaht orld somite: a a ont ea ae 


Ce no 


b1nes, ects! ah: nee btaqaba ® Howe peel a 
| berteanda ed tsvs phositedsy ak tobe uel ‘ae 
ae gi inotri se: dtd? Bete Lowtape: fewrt ay 
aad grote eqoge mtedneo ‘teil. ont old Me 
m8. 6 yatotoeted heaogxe ed £itw, ‘gobte109 Me) 
i et6 data Dako stall badhsaneihee 


activity has been prompted by a recent revision 
to the Port Credit zoning by-law which sharply 
increased the permissible density of apartment 
buildings. Similarly, the linking of the Don 
Valley Parkway with Highway 401, which is near 
completion, will significantly increase the 
accessibility of the east end of Toronto so 
that quite apart from the Commuter Rail Service, 
real estate values may be affected by this 
factor. Such examples underline the problem 

of attempting to isolate the effect of the 
Commuter Rail Service from all other possible 
causes. 


In the absence of a good set of controls against 
which to compare changes, two alternatives are 
recommended. The first, and most obvious is to 
measure real estate values both before and after 
the installations of the Commuter Rail Service and, 
on the basis of seasoned judgement, determine the 
extent to which any observed changes are attri- 
butable to the transportation facility. The 
seasoned judgement factor cannot be emphasized 

too strongly since any of a number of influences, 
the Commuter Rail Service being only one, might 
have been responsible for any changes in real 
estate values in a particular area. Fer this 
reason it is strongly recommended that the inter- 
pretation of any data using the before/after 
approach be entrusted to a person fully acquainted 
with all the prevailing influences which may have 
been affecting real estate values. Probably the 
most reliable source of information on such influences 
is the Metropolitan Toronto Planning Board. 
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Confirmation of any conclusions drawn from 
analysis can be made by actually talking to 
members of the municipal staff in each study 
area, particularly members of assessment and 
planning departments. 


A second analytical approach is to divide the 
catchment area for each station, that is, the 

area from which the station draws the bulk of 

its passengers, into two parts, one being an 

area surrounding the station, and the other being 
the balance of the catchment area, and then 
comparing real estate values in each of the two 
areas. An example of such a division is given 

in Exhibit@2. This is.simiiar to one .of the 
analytical approaches used by the Texas Trans= 
portation Institute in its highway impact studies 
(i.e. compar*ng changes in the value of land 
abutting a highway vs. non-abutting land). The 
rationale underlying this approach is that if 

the Commuter Rail Service has any effect at all 

on real estate values, then those areas 
immediately surrounding each station could he 
expected to experience a greater change than 

those areas further out. In this approach the 
further out areas serve as a quasi control. As 
with the before/after approach all interpretations 
of data should take into account any other 
prevailing influences which may have had an effect 
on real estate values. (e.g. a change in a munici- 
pality's zoning by-law increasing the permissible 
density of apartment buildings). 
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Impact _on Land Use . 
The only analytical approach which appears 


feasible for measuring the impact of the 

Commuter Rail Service on land use is the before/ 
after approach outlined in the preceding section. 
The divided catchment area approach is not really 
practical here since the two divisions are very 
often not likely to have comparable land use 
patterns. 


Impact _on Household Characteristics 
Both the before/after and divided catchment area 


approaches could be used for measuring the impact 

of the commuter rail service on household character- 
istics. HEowever, it is recommended that only the 
before/after approach be used since it is difficult 
to rationalize how any difference in household 
characteristics could be attributed to station 
proximity. 


Geographical Scope of the Study 
The geographical scope of the study should be the 


entire Commuter Rail Service corridor, that is, 
the area adjacent to the Service and likely to be 
influenced by it. lowever, since preliminary 
indications are that the residents of Hamilton and 
Burlington will make only iimited use of the 
Service, it seems unnecessary to include the areas 
surrounding these two ~tations in the study. 


Boundaries of Study Areas 

In keeping with the analytical approaches mentioned 
above it is recommended that each study area consist 
of a station catchment area. Assuming that a survey 
of passenger origin is coulducted after the commence- 
ment of the Commuter Rail Service then the catchment 
areas indicsted by the survey should be used as study 


auseqge Mobiw rosotads oe ae 
eft to tosqnt ed? antiwessm <8 old bas 
\stoted est at eay biel «0 sotvree dans 
ieee wereeest edd mt ee = 


Jona ‘ort oii! niep out aon heen » Biics adris 
atetoateno Bforssucn oO soivisa [tet ot umMad sad 
| ST: vino tess by htyom 0994 eb dk .tevewod & 
¢ivoltttb ef dt sorts heey od dosotqae rod teNS ya 
plotiezisoc! ni aomaxe tt tb yne worl siliesottat of 
sottase of nedudintte od BivOo not tafxetoptedo 

vt danbrotg 


ae: geo ealislasiuno od 
odd Pe hives ybute ort 40 eqoos Leolidhigome eat 
eet tans ptootrr09 66 bwttek fie tes yun0d. ideal 

ed ot. yfemtl baa eoiviee ey o¢ sHe9al bs gestae ont 
eterttm stg. oouwta »tevewoll i#n yd sola tat 
‘bae’ notitus}t to atneablaet ead Jacdt fre gio sd@obtint 


: add 10 , oat hadtantt yino sass” ‘ER Eer ‘ace gub evne . 
aeots and “ebu font of ¢resesosnuny emede 32 Pabvies: 
bute etd mt enottes ont seers: a 


20 ona, ybuse-% 


sere f ope : ’ 


“‘hanobsass aopigeosdae feotiyiana edt Atiw gaiquent “J 


| Jatenoo Beth bose, does teat hebmemnoogt a? 32 8 


Reve a ‘apiit guimunsl 978 dae mosss nottesa % 
_seonamnios bid. x59, petaubios at aigize Topneaang 20 
1 Aitomiotss, srt nedd, sotvest ‘tlell ‘yodummed “oct to “dram 


iJ 


a 


Je ae bewy od Bivosia yewiwe ‘6d qd bedJotbnt veote 


o, y ‘a 
vt ' ) 
o a 
4 ae 1 on 
; ys 
fi “a 
7 
be 
ar 
4) | 
# ae ; 
f 
bi 
rit ” 
: ye _ _ 
. a uae 
oa } : a 
a ae ; 


See TY ee 
areas. However, in the absence of such a survey 
then the anticipated catchment areas currently 
being developed by MTARTS could serve as study 


areas. 


Because of the difficulties already mentioned in 
finding suitable control areas, it is not 
recommended that any attempt to define control 
areas beyond catchment areas be made. 


When dividing individual catchment areas into 
two parts for analysis, such a division must 
necessarily be somewhat arbitrary. Therefore, 
it is suggested that the area of the portion 
nearest the station be equal to the area of the 
portion further out. 


Analysis Areas 
It is recommended that the data for each catch- 


ment area be gathered into analysis areas having 
the same boundaries as the data collection zones 
in the "914" series (these data collection zones 
were developed for the Home Interview Survey). 
The reasons for this recommendation are twofold, 
First, since these are the same data collection 
zones being used in other parts of MTARTS, data 
gathered for the purpose of measuring changes in 
real estate values, land use, and household 
characteristics can thus be compared against data 
gathered for other parts of the Study, if so 
desired. Secondly, because of their small size, 
the "914" data collection zones provide complete 
flexibility as to the aggregations that can be 
made and thus the inter-area comparisons that 

are possible. This flexibility is particularly 
significant in the case of the divided catchment 
area analytical approach where an inter-area 
comparison is involved (i.e. the area surrounding 
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the station vs. the balance of the catchment area), 
but where no decision has yet been made as to 
actual catchment division lines. This decision 
need not be made until the time the actual 
comparison is made, 


In Exhibit 3 are listed the *914”" data collection 
zones actually considered to represent the 

Commuter Rail corridor, or the area from which the 
Service will draw its passengers. In this exhibit 
the data collection zones have also been aggregated 
into what are called super zones, These represent 
the combined catchment areas of the corridor. 


Time Periods 

To provide any meaningful information it will 
probably be necessary to conduct this study over 

a relatively long period of time (the Texas Trans- 
portation Institute study on the impact of Interstate 
Highway 35 covered the period 1943- to 1961). It 

is recommnnded that, as with the Texas Transportation 
Institute study, measurements be taken over three 
different time periods.: 


a) A period prior to any knowledge that the 
Commuter Rail Service was to be installed. 
Recommended period - mid 1963 to mid 1965. 


b) An organization period covering the time 
between the announcement of the Commuter 
Rail Service and its actual commencement. 
Recommended period = mid 1965 to early 1967. 


c) A post operating period beginning sometime 
after the Commuter Rail Service is in full 
operation ~ Recommended period - starting 
4 years after commencement of the Service. 
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Property Identification 


Any document found in a municipal office 
containing data which relates to a specific 
piece of property (e.g. the price it recently 
sold for, its assessed value etc.) will give the 
property's geographic location. Normally, the 
geographical location is expressed in terms of 

a lot and plan number, which refers to the 
building lot number ass’ “ned to the property 

and the registered subdivisicn plan in which 

the lot is located, Lot and plan numbers are 
seldom, if ever, changed and thus serve as an 
excellent permanent reference for identifying the 
gecographicallocation of a piece of property. 
Maps showing the boundaries of each registered 
subdivision plan and their component building 
lots are always available in a municipality 

and are usally found in its planning department 


Property Identificaticn Index 
An essential step in collecting any data for this 


project referring to specific property (e.g. 
assessment roll data) will be that of preparing 

a property identification index for every catch-= 

ment area, giving the geographic location in 

terms of the "914" data collection zone into 

Which it falls. To lllustrate the need for 

such an index, assume that a comparison of real 
estate values in two analysis areas (e.g. two 

aggregates of "Silk" data collection cones) is 

to be made and that the raw data for this comparison 

comes in the form of a 12 monthly list of property 

transactions from the county registry office giving 
the price for which each property was sold and the 

lot and plan number. E-*-vse the individual trans- 

actions on this list would not be identified by 
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data collection zone, the desired inter-area 
comparison would not be possible, However, 
through the use of a property identification 
index, properties can be assigned a data 
collection zone number and then grouped together 
into data collection zones. Exhibit 4 suggests 
a format for a property identification index. 


Procedure for Developing a Property Identification 
ndex, 


a) Obtain a lot and plan map from the municipality 
whose data is being gathered. 


b) If the boundaries for each plan are not clearly 
defined (as will often be the case) have a | 
member of the municipal staff draw in the 
boundaries, preferably with a brightly 
colored marking pen. 


c) Superimpose the boundaries of each data 
collection zone onto the lot and plan map. 


a) Using the map, list the lot and plan numbers 
falling into each data collection zone, 


Exhibit 5 gives an example of a lot and 
plan map. 


In those cases where data relating to a piece 

of property are identified by civic address instead 
of a lot and plan number (Netro Toronto assesse 
ment rolls) then a street map indicating civic 
addresses should be used rather than lot and 

plan map. 
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Vi. INFORMATION REQUIREMENTS 

In order to conduct the analysis discussed in the preceding 
section, it is recommended that the following information 
be developed. 


Le Real Estate Values 
An estimate of the market value of: 


a) Single family residential real estate 
data collection zone. 

b) Multiple family residential real estate 
by data collection zone, 

c) Agricultural real estate by data 
collection zone 

d) Commercial real estate by data collection 
zone 

e) Industrial real estate by municipal ward.* 


* A municipal ward is suggested here since a 
data zone is too small to provide sufficient data on 
which to base a reliable estimate of real estate value. 


Ze Land Use 
a) An estimate of the pattern of land use 
by data collection zone broken down into 
the following use categories. 
1.Residential (urban) 
2.Residential (rural) 
3.Major Commercial 
4, Industrial 
5.Major Institutional 
6.Public Open Space 
7ePrivate Open Space 
8.Transportation and Utilities 
9. Agriculture. 
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b) An estimate of the intensity of land 
use in terms of: 


1. Population/ Acre - for residential areas. 
2. Assessed Value of Building/ Acre - for 
commercial and industrial areas. 


c) Volume of building permits 
It is recommended that changes observed in 
the pattern and intensity of land use be 
confirmed by measuring changes in the volumes 
and value of building permits as well. 
For example, it might be observed that ina 
particular municipality the portion of 
land occupied by residential housing had 
increased over a period in which case a 
corresponding increase in the volume and 
value of building permits would confirm 
the observation. Likewise, it may be 
observed that the intensity of land use in 
terms of dollar value and population per 
acre had increased. A similar increase in 
the volume and value of building permits 
would tend to confirm this observation. 


Household Characteristics 


An estimate of the following household character- 
istics fe each data collection zone areas 

a) Breakdown of occupation by head of household. 
b) Number of residents per household. 

c) Age breakdown of residents. 
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DATA GATEERING PROCEDURES 


1. 


Real Estate Values 


a) 


i) 


11) 


b) 
i) 


Approach for Obtaining Real Estate Estimates 


The recommended approach for obtaining the 
desired real estate estimates consists of 
two steps. The first is to determine, from 
assessment rolls, the total assessed value 
of real estate for each data collection 
zone, broken down by usage category (i.e. 
Single family residential, multiple family 
residential, commercial etc.) The second 
step is to adjust these assessed values 
upwards to their estimated market value 

by means of a market adjustment fsctor 
based on current real estate prices. Thus 
two intermediate pieces of inforration are 
required: 


Total assessed value of real estate for 
each data collection zone broken down by 
usage category. 

A market adjustment factor for each data 
collection zone. 


Procedure for Gathering Real Estate Data 


Determining the property assessment for 

each data collection zone, 

- Refer to the set of assessment roll books 
for each catchment area (e.g. in the case 
of Oakville the assessment roll books 
would be found in the Oakville assessment 
department). 
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- For each data collection zone in a catch- 
ment area determine the pages in the 
assessment roll books giving the 
assessed value of the individual prop- 
erties in the data collection zone. 
This step is essentially one of taking 
the property identification index and 
translating the lot and plan numbers 
for each data collection Zone into 
corresponding assessment roll number. 
It is recommended that this operation 
be performed with the aid of a member 
of the municipal assessment department. 


- For each data collection zone add up 
the individual property assessment for 
each usage category. 


A suggested worksheet format for performing 
these steps is ccntained in Exhibit 6. 


While carrying out the above steps is a major clerical 
undertaking, it is probably less formidable than would appear 
at first glance. This is partially due to the fact that lot 
and plan numbers and their corresponding assessment roll 
numbers follow a consecutive sequence. For exatiple, the lots 
in a plan numbered 407 might be designated 407-1, 407-2, 
407-3, etc. while their corresponding assessment roll numbers 
might be 2-113, 2-114, 2-115 etc. As a result, it will very 
often happen that once the sequence of lot and plan numbers 
ror a data collection zone are known (as per the property 
identification index) the sequence of corresponding ass- 
essment roll numbers can be determined almost immediately. 

In addition, the sequence of lot and plan numbers are very 
often quite long, covering several pages of an assessment 
roll. This means that the matching of individual lot and 
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plan numbers with assessment roll numbers can be done 
reasonably quickly. Still further, at the bottom of each 
assessment roll page is recorded the total assessment of all 
properties listed on the page. Thus, establishing the 
assessed value of a sequence of properties is a relatively 
Simple matter since it does not require adding up individual 
property assessments, Finally one of the municipalities, 
Oakville, has a special index for its own internal use which 
already translates each lot and plan number into an assessment 
roll number. 


HAS) Developing a Market Adjustment Factor 


Having established the total assessment in each 
data collection zone, the next step is to adjust 
these values upward to their estimated market 

value by means of a factor developed as follows: 


- Obtain a list of all properties sold in the 
catchment area together with the prices for 
which each sold. 

- Group the various property sales into their 
respective data collection zones. 

- For each piece of property sold determine 
its assessed value from the assessment roll. 

- Add up the sales values and assessed values 
for each data collection zone, 

- Calculate the ratio at assessed value to 
sales ratio for each data collection Zone. 


Where there have been insufficient property transactions in 

a data collection zone to yield a reliable market adjustment 
factor, then an aggregation of transactions will be necessary 
to develop this factor, which would then be applied against 

the total assessment of each data collection zone in the aggre~ 
gation (in some cases such an aggregation may even be as large 
as a ward). Since it cannot be predicted beforehand which 

data collection zones will have a deficiency of property 
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transactions the aggregation process cannot be performed 


until the actual transactions which have taken place become 


known. 


rae Land Use 


a) 


b) 


a7 


Procedure for Determining the Pattern 
of Land Use 


- Superimpose the data collection zones in 
the "914" series falling in the rail 
corridor, onto a land use map. Land use 
maps are available for the entire rail 
corridor with the exception of the Bur- 
lington and Hamilton catchment area. 

(see section - Form and Content of Municipal 
records). 

- With the use of a planimeter, measure the 
area in each land use category (i.e. 
Residential, Commercial, Industrial etc.) 


Procedure for Estimating the Intensity of 
Land Use 


Estimating the assessed value of building per 
acre for each data collection zone. 


- Establish the assessment roll numbers of the 
properties contained in each data collection 
zone (this will have been done as a pre- 
liminary step in estimating the market value 
of real estate in each data collection zone). 


- Using the assessment roll add up the assessed 
value of buildings for each property in the 
data collection zone. 
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- At the same time add up the acreages for 
each property in the data collection zone. 


- Calculate the average value of buildings 
per acre in the data collection zone, 


ii) Estimating the population per acre involves 
the same steps as above except that step (b) 
would consist of adding up the number of 
residents for each property in the data coll- 
ection zone. A suggested worksheet format 
for performing these steps is contained in 
ERXnLDIo7. 


With regard to collecting building permit data, 
this involves transcribing the volume and value 
data onto a worksheet and then re-arranging this 
data into "914" data collection zones using a 
property identification index. Exhibit 8 
represents a worksheet that might be used to 
perform this operation. 


36 Fousehold Characteristics 


The data sources for estimating the pattern of household 
characteristics in each data collection Zone will be the 
assessment rolls and population statistics for each municipality. 
(It will be recalled that entries in both of these documents 
are identified by common assessment roll numbers for reference 
purposes). Because of the large number of entries in these two 
sources (Oakville has 20,000 entries for an average of 250 per 
data collection zone), itis recommended that household 
characteristics be estimated on a sampling basis rather than 
100% enumeration. Based on this recommendation the following 
would be the steps for gathering data on household character= 
istics, 
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a) Establish the assessment roll numbers 
of properties contained in each data 
collection Zone. 

b) Assign a consecutive number consistent 
with a random numbers table to each assess-~ 
ment roll number, 

c) Using a random number table draw a sample 
of entries from the assessment roll and 
population statistics. 


Exhibit 9 represents a worksheet that might be 
used to perform these steps. 


With regard to the size of the sample which should be drawn, 
this will depend on the degree of precision deemed necessary 
(i.e. the range of values within which all of a particular 

measured household characteristic would be expected to fall 

at a certain probability level). 
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PLAN FOR EXECUTING 
THE DATA COLLECTION 
PROGRAM 


(1.e. for assessing the impact of the Lakeshore Communter Rail 
Service on real estate values and land use). 


1. INTRODUCTION 


The physical process of conducting the Data Collection Program 
falls into three parts as follows: 


a) Determining the data collection zone 
that each lot and plan number falls into 
(i.e. preparing a property identification 
index). 


b) Translating the lot and plan numbers for 
each data collection zone into assessment 
roll numbers (i.e. establishing where the 
information pertaining to the lots that make 
up a data collection zone is located in the 
assessment roll. ) 


c) Gathering the necessary data. Steps a and b 
“preparation” steps which must be performed 
before proceeding to Step c. 


26 TIME TABLE 


Because it's unlikely that the imnect of the Commuter Rail 
Service will be of measurable proportions for at least two 
years after commencement of the Service, it is recommended 

that during the first two years, the two "preparation" steps 
mentioned above be completed. The actual "data gathering” 
should begin at that point in time when it is established that 
the impact of the Commuter Rail Service is measurable. It has 
been suggested by Mr. J.I.Stewart of the Division of Town 

and Regional Planning, School of “rchitecture, University of 
Toronto, that this might be done by taking a small sample of 
about 100 observations from two municipalities within the 
influence of the Commuter Rail Service, one in the eastern 

and one in the western rail corr’dor. These observations would 
consist of data relating to real estate values and land use 

(as detailed in the Data Collection Program) and would be 
compared against similar data drawn from two reference periods; 
a) a period prior to the announcement of the Commuter Rail 
Service and b) the period between the announcement and actual 
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commencement of the service. (Interpretation of change in 
real estate values and land use should be performed by someone 
fully aware of all the forces that may have had an influence 
on these two items. Any conclusions drawn should then be 
confirmed by someone on the planning and or assessment staff 
of the municipalities being studied), 


3e FIELD WORK 


It will be possible to perform the first preparation step, 

that of developing a property identification index, in the 
MTARTS headquarters since all the necessary information will 

be available from the lot and plan maps supplied by the 
municipality. However, translating lot and plan numbers into 
assessment roll numbers and the actual data gathering step 

will involve field work since the necessary information sources 
are located right in the municipality and cannot be removed, 


4, TIME REQUIREMENTS 


Probably the single most important factor governing the time 
involved in performing the two preparation steps in this progran, 
is the length of each sequence of lot and plan numbers making 

up a data collection zone. Because individual building lots 

in any registered plan are normally numbered consecutively 
beginning at 1, it will be found that the lot and plan numbers 
for a particular data collection zone can most often be expressed 
in terms of sequence or groups of numbers rather than individually. 
As a result, the larger these sequences are, the fewer will be 
the number of sequences comprising a data collection zone and the 
faster will be the process of determining the lot and plan 
numbers making up data collection Zone. 


In light of the above, it is extremely difficult to make a 
very precise estimate as to the amount of time required to 
execute the Data Collection Program for the following reasons: 


a) No invesiigation has yet been conducted to 
determining the degree to which the boundaries 
of sub-division plans in each municipality trans- 
verse data collection zone boundaries. The 
cutting of boundaries significantly slows down 
the “preparation” process because it causes 
breaks in the sequence of lot and plan numbers 
and thus increases the number of sequences 
making up a data collection Zone. 
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b) No investigation has yet been conducted to 
assess the sizes of subdivision plans in 
each municipality. The larger such plans are, 
then the longer will be the sequence of lot an 
and plan numbers comprising the data collection 
zone. 


lowever a limited time study was conducted to determine the 

amount of time involved in assembling a property identification 
index and using this information together with a certain amount 

of judgment it would appear that 900 man hours would be 

involved in doing the preparation steps for all the municipalities 
directly affected by the Commuter Rail Service (with the 
(exception of Hamilton, Burlington and Oakville which will be 
explained in the following). 


5 SPECIFIC DATA COLLECTION PROCEDURE 


The following is suggested as a plan for executing the 

Data Collection Program. Specific procedures are detailed in 
R.A. Robinson’s document "Assessing the Impact of the Lakeshore 
Commuter Rail Service in Real Estate Values and Land Use,” 


a) Conduct the “preparation” steps beginning the 
summer of 1967 in all municipalities along the 
Commuter Rail Corridor with the exception of: 


i) Hamilton and Burlington - where it is expected 
that the impact of the Commuter Rail Service 
will be limited. 


41) Oakville - which already has a special index 
for internal use by its assessment giving 
essentially the same information as would be 
obtained in the “preparation” steps. 


b) Since the basic data sources involved under the 
Data Collection Program will always be located in 
municipal offices, a letter from a high ranking 
member of MTARTS (or its future equivalent), or 
possibly even a minister, should be directed to 
the appropriate people in each municipality (i.e. 
the assessment commissioner, the planning commissioner, 
the clerk) requesting their cooperation in releasing 
information, 


c) Because it is expected that some judgment will be 
required and becouse frequent interaction with 
municipal staff members will be involved, it is 
recommended that the preparation steps be performed 
by summer university students. Based on the tine 
requirements discussed above it would appear that 
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c) cont'd 


d) 


e) 


p) 


two university students could make up a 

team and perform the necessary operations in 

a maximum of two summers. <A team effort is 
recommended in the interest of work efficiency 
since one person can read off information from 
municipal records and the other person can 
record it. 


In order to gain a familiarity with actual problems 
involved in field work and to develop efficient 

work procedures, a smaller municipality such as 

Long Branch, should first be contacted. Once all 
the “preparation” work has been completed in_£his 
municipality work should continue along the corridor 
to Scarboro and on to the next largest municipality. 
The same sequence of municipal coveragé shold be 
used for “data gathering”. 


Because the “data gathering” step is expected 

to be of a very routine nature once the preparation 
steps have been completed, competent clerical staff 
can probably be entrusted with performing this 

part of the Data Collection Program. 


As a control over the activities of the people 

who physically perform the preparation and data 
gathering steps, particularly when field work is 
involved, one member of each work team should be 
designated as work leader responsible to a supervisor 
who is a permanent staff members of MTARTS. 

Periodic audits of work accuracy should be performed 
by the supervisor and the people doing the work 
Should be advised that such audits will be taking 
place from time to time. 
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